


















































































































































































































































































































































































































































































Marion C. Grant 
213 Jasmine Avenue 

Corona Del Mar, CA 92625 

 
 
March 20, 2011  
 
       Sent via Email 
Michael Toerge - Chair 
Planning Commission 
City of Newport Beach 
3300 Newport Blvd. 
Newport Beach, CA  92663 
 
 
RE:   Lot Merger 
          2808 Ocean Blvd. 
          2812 Ocean Blvd. 
 
 
Dear Mr. Toerge, 
 
As a property owner in Corona del Mar ( 213 Jasmine Avenue) I want to inform you that I am in support 
of the proposed Lot Merger located at 2808 and 2812 Ocean Blvd.   
 
I do not know or have any relationship with Mr. Guida.   However, I have reviewed the proposed plans for 
the property and believe that the restrictions he is willing to place on himself are well beyond what should 
be required to obtain a lot merger.  I believe ultimate home on these merged lots is well within the scale 
and the feeling of our neighborhood. 
 
Our personal residence was accomplished by a lot line adjustment in which  the then owner adjusted two 
existing lots one which was 30’ in width and the other which was 50’ in width. Our newly constructed 
home now resides on a 40’ lot in width.  We would not have built a new home without a lot line 
adjustment.  
 
Corona Del Mar being an older community which is considered one of the most prestigious places in 
Orange County to live, lot mergers and lot line adjustments are part of the process of bringing the 
community up to the modern day standards it deserves and homebuyer’s desire. 
 
I personally believe the two homes that currently exist on the lots the Guida’s purchased need to be 
removed and are an eyesore.  I applaud the Guida’s efforts to upgrade the property and bring it up to the 
current city standards that prominent Ocean Blvd. area deserves.   
 
I support the lot merger, the upgrade of the property, and hope that both the Planning Commission and 
City Council will approve this proposal.  Our community deserves the area to be cleaned up and improved 
in a fashion that is in keeping with beautiful Ocean Blvd., as well as, having a home which meets the 
current building, safety and energy codes. 
 
Thank you for considering my thoughts. 
 
Sincerely, 
 
 
Marion C. Grant 
 

mburns
Typewritten Text
CorrespondenceItem No. 3a2808 and 2812 Ocean Boulevard Lot MergerPA2011-141



BAYSIDE DR

COAST HWY E

OCEAN BLVD

SEAVIEW AVE

COAST HWY E

ORCHID AV
E

MARIGOLD
 AV

E

POINSETTI
A A

VE

NARCISSUS AV
E

MARGUERITE
 AV

E

POPPY AV
E

GOLD
ENROD AV

E

BREAKERS DR

WA
Y L

N

BAYVIEW DR

LARKSPUR AV
E

OCEAN LN

FE
RNLEAF A

VECARNATI
ON AV

E

COVE ST

SHELL ST

DAHLIA
 AV

E

JASMINE AV
E

HAZE
L D

R

HELIO
TR

OPE AV
E

IRIS AV
E

< 4,000 sf
4,000 - 6,000 sf
6,000 - 8,000 sf
8,000 - 10,000 sf
10,000 - 12,000 sf
12,000 - 14,000 sf
> 14,000 sf
Not included in analysis

PA2011-141
R-1 and R-2 lot sizes

mburns
Typewritten Text

mburns
Typewritten Text
Materials ReceivedItem No. 3b2808 and 2812 Ocean Boulevard Lot MergerPA2011-141



Comparison of Lot Sizes 
 

Property Total Area 
(approximately) 

Width 
(at widest point)

R-1 Zoning District  
Interior Lot Standards: 5,000 sq. ft. 50 feet 

2808 Ocean Blvd. 7,217 sq. ft. 40 feet 
2812 Ocean Blvd. 6,483 sq. ft 40 feet 
Proposed Merged Lot  13,699.58 sq. ft. 80 feet 
Comparable Properties Adjacent to 
the inland side of Ocean Blvd. 

  

2900 Ocean Blvd. 13, 326 sq. ft. 66 feet 
2908 Ocean Blvd. 10,049 sq. ft. 78 feet 
3222 Ocean Blvd. 14,579 sq. ft. 111 feet 
 
 





Planning Commission Meeting

March 22, 2012

2808 and 2812 Ocean Boulevard Lot Merger (PA2011-141)

Alternative Development Standards Review





Comparison of Development Standards 

Development 

Standards
City

Applicant’s 

Proposed 

Alternative

Maximum Floor Area 

Limit (FAL)

1.5 x buildable area 1.0 x buildable area

Maximum Height 

Limit

Measured from

Established Grade 

(70.2’ NAVD) 

24 feet

(flat roof/top of 

railing or parapet)

34% up to 15’6”

(floor of roof deck)

33% up to 15’

(measured to top of 

roof)

33% up to 14’

(measure to top of 

roof)











Comparison of Lot Sizes

Property
Total Area

(approximately)

Width

(at widest point)

R-1 Zoning District

Interior Lot Standards:
5,000 sq. ft. 50 feet

2808 Ocean Blvd. 7,217 sq. ft. 40 feet

2812 Ocean Blvd. 6,483 sq. ft 40 feet

Proposed Merged Lot 13,699.58 sq. ft. 80 feet

Comparable Properties Adjacent to 

the inland side of Ocean Blvd.

2900 Ocean Blvd. 13, 326 sq. ft. 66 feet

2908 Ocean Blvd. 10,049 sq. ft. 78 feet

3222 Ocean Blvd. 14,579 sq. ft. 111 feet



2900

2908

3222













Lot Area

2808 Ocean 

Blvd

Property “A”

2812 Ocean 

Blvd

Property “B”

Total

(“A” + 

“B”)

Merged Property

7,194 sq ft 6,499 sq ft
13,693 sq 

ft
13,693 sq ft 13,693 sq ft

Development

Standards

Proposed 

Alternative 

Development 

Standards

Setbacks:

Front

Rear

Sides

20 ft

10 ft

3 ft per side

20 ft

10 ft

3 ft per side

20 ft

10 ft

3 ft per 

side

20 ft

10 ft

4 ft per side

Same 

Setback Areas

(Total Sq Ft)
2,432 sq ft

2,332 sq ft
4,764 sq ft

3,647 sq ft
Same

Total Buildable 

Area
4,762 sq ft 4,167 sq ft

8,929 sq ft
10,046 sq ft Same

Floor Area Limit

(FAL)

7,143 sq ft

(1.5 FAL)*

6,251 sq ft

(1.5 FAL)*

13,394 sq 

ft

(1.5 FAL)*

15,069 sq ft

(1.5 FAL)*

10,046 sq ft

(1.0 FAL)*

Floor Area Ratio

(FAR)
.99 .96 .98 1.10 .73

Height

(flat roof/sloped 

roof)

Measured from: 

Established Grade 

of 70.2’ (NAVD88)

24 ft/29 ft 24 ft/29 ft 24 ft/29 ft 24 ft/29 ft

34% up to 15’6”

(floor of roof 

decks)**

33% up to 15’

(top of flat roof)

33% up to 14’

(top of flat roof)



Table 2: Development Standards

2808 Ocean 

Blvd.

Property “A”

2812 Ocean 

Blvd.

Property “B”

Total

(“A” + “B”)

Proposed 

Property

(as merged)

Difference

Lot Area 7,194 sq ft 6,499 sq ft 13,693 sq ft Same

Lot Width 40 ft 40 ft 80 ft 80 ft Same

Setbacks:

Front

Rear

Sides

20 ft

10 ft

3 ft per side

20 ft

10 ft

3 ft per side

same

same

3 ft per 

side

20 ft

10 ft

4 ft per side

same

same

+1 ft per side/

-6 ft interior setbacks

Total Sq. Ft. of 

Setback Areas:
2,432 sq ft 2,332 sq ft 4,764 sq ft 3,647 sq ft -1,117 sq ft

(23.4% decrease)

Total Buildable Area

(lot area minus 

setbacks)

4,762 sq ft 4,167 sq ft 8,929 sq ft 10,046 sq ft +1,117 sq ft

(12.5% increase)

Floor Area Allowed

(1.5 x buildable area)
7,143 sq ft 6,251 sq ft 13,394 sq 

ft

15,069 sq ft + 1, 675 sq ft

(12.5% increase)

Height 24 ft/29 ft 24 ft/29 ft 24 ft/29 ft 24 ft/29 ft 24 ft/29 ft



PROPERTY LOT AREA

Typical Lot in Corona del 

Mar

3,540 sq. ft.

(30 ft. x 118 ft.) 

Lot Width 

(facing street)

2808 Ocean Blvd. 6,499 sq. ft. 40 ft.

2812 Ocean Blvd. 7,194 sq. ft 40 ft.

Proposed property

(as merged)
13,693 sq. ft. 80 ft.

Lots within Block 34

Largest (subject property) 7,194 sq. ft.

Smallest (211 Heliotrope) 3,965 sq. ft.

Average Lot Area 5,683 sq. ft.

2800 Ocean Blvd. 6,240 sq. ft. 96 ft.

2804 Ocean Blvd. 5,830 sq. ft. 190.50 ft.

2818 Ocean Blvd. 5,703 sq. ft.

2824 Ocean Blvd. 5,513 sq. ft. 

2828 Ocean Blvd. 4,359 sq. ft.

2811 Ocean Lane (alley) 5, 761 sq. ft. none

2821 Ocean Lane (alley) 5,761 sq. ft. none

211 Heliotrope 3,965 sq. ft.

Neighboring Lots

(inland side of Ocean Blvd.)

2900 Ocean Blvd. 13,326 sq. ft. 

2908 Ocean Blvd. 10,049 sq. ft.

3222 Ocean Blvd. 14,579 sq. ft. 111 ft.
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RE:  Lot Merger No. LM2011-002 - Appeal of the Planning Commission 10/20/11 Action 2808 & 2812 Ocean Blvd.         

Dear Mayor Gardner & Fellow Members of the Newport Beach City Council:

On behalf of the John & Julie Guida Trust(s), we are requesting the City Council's approval of the Lot Merger for the properties

located at 2808 & 2812 Ocean Boulevard in Corona del Mar. As you are aware, while the Zoning Administrator approved this Lot

Merger on September 14, 2011, the item was appealed by the adjacent residents to the Planning Commission on October 20, 2011.
The Planning Commission denied the Zoning Administrator's approval on a set of Findings which we

believe were not appropriate and based on inaccurate assumptions. We are therefore requesting, with

our appeal of the Planning Commission's action, that you approve the Lot Merger.

While technically a Lot Merger is not based on the home that may be built on the merged lots, the appeal

that went forward to the Planning Commission, was essentially based on the Guida's residence being "too tall". The

resident's claimed the proposed home violates 1951 Joint Tenancy Grant Deed which stipulates a "'one-story home(s)" be built on

the properties in question. Their stated appeal was based however on the “health, safety, peace, comfort and general welfare of

persons residing or working in the neighborhood".

It should be noted that the proposed home meets all of the city's zoning. planning. and building standards and is in full

compliance with all the city requirements.

Selected Facts in Support of the Finding:

F. Finding: The lots as merged will be consistent with the surrounding pattern of development and will not create an

excessively large lot that is not compatible with the surrounding development.

F-1. Corona del Mar consists of lots of varying shapes and sizes. The subject lots, as merged, will result in a

parcel with a width of 80 feet and area of 13.678 square feet. Other nearby lots on Ocean Boulevard have

lot widths as wide as 73 feet and area as large as 13,325 square feet. The merger of the two lots will not create an

excessively large lot in comparison to many of the existing lots in the surrounding area.

In conclusion, we believe it is important to note that the Planning Commission came to their

conclusions by a narrow view of the term “neighborhood”. And made their findings based on the single block

where these properties are located – Block 34 (Planning Commission Finding A-1). We agree with staff’s interpretation of

the term “neighborhood” as meaning the general vicinity and not a single Block where a property may be located.

We believe the proposed Lot Merger meets all the required findings and request the City Council’s approval.

Sincerely,

Coralee S. Newman

(Applicant's Representative& Principal- Government Solutions, Inc.) 10
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The lots as merged will be consistent with

the surrounding pattern of development

and;

will not create an excessively large lot that

is not compatible with the surrounding

development

Consistent:

1. Consistent with;

2. Comparable to;

3. Conforming with;

4. Commensurate to;

5. Equivalent to;

6. Proportionate to.

• ANOMALY •

Lots of 

13,000 Sq. Ft. 
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In April 2010 the Corona Del Mar Residents Association under the direction of Karen

Tringali, took a survey of all 6,350 residential households in Corona del Mar (Zip 92625)

regarding how the members of the community felt about saving and preserving the 1.5 FAR.

The results were virtually unanimous. Over 88% of survey respondents wanted to

maintain the character and village atmosphere in the Flower Streets, and didn’t believe

that could be achieved if the floor area ratio was increased any larger than 1.5. Based on

the number of respondents and the overwhelming majority opinion, it was determined that

between 78%-98% of all Corona del Mar residents would have responded the same

way.

During that General Plan hearing, time and again residents stated their desire to:

“Maintain the charm of our neighborhoods” and “Reign in the “mansionization” of

our community”.

IN OUR PETITION DRIVE SURVEY

• OVER 300 SIGNED •

• 101 OCEAN BLVD. RESIDENTS •

99% OF RESIDENTS OPPOSE THIS MERGER
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ALL FINDINGS

MUST BE MET

TO

APPROVE MERGER
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Guida Residence

2808 & 2812 Ocean Blvd

Proposed Lot Merger Presentation
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Presented to Planning Commission by Mr. Jones.



Presented to Planning Commission by Mr. Jones.



Presented to Planning Commission by Mr. Jones.
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96’ Lot Frontage 

Full Two story 









13.30
14.55

14.55

24.59

Average Natural Grade Per City of Newport Beach 70.20

15.05

Finish Floor 71.05 Finish Floor 70.03
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Above Ground including Garage 5,952.05 S.F



Shot #1

Existing



Shot #1

REV 1



Shot #1

REV 2



Shot #2

Existing



Shot #2

REV 1



Shot #2

REV 2



Shot #3

Existing



Shot #3

REV 1



Shot #3

REV 2



Original Design

Revision 1



Original Design

Revision 2





Conclusion



City Requirements

Proposed 

Development Standards

Merged Lots Buildable Area

10,046 SF 10,046 SF

Maximum Floor Area Limit

1.5 F.A.L

15,069 SF

1.0 F.A.L

10,046 SF

Per Newport Beach Zoning Code 

Subterranean Basements

SF does not count toward F.A.L



City Requirements

Proposed 

For Flat Roof 

One-Story Home
Base Height Zone R-1

Allowed Maximum Building Height

Proposed Maximum Building Height:

All Heights measured from Established 

Grade of 70.20’

24’-0” For flat roof 34% up to 15-6”

(Floor of Roof Deck)

33% up to 15’

( Measured to Top of Roof)

33% up to 14’

(Measured to Top of Roof)



Height Based on Established Grade of: 70.2’

Height Based on Established Grade of: 70.20’

By averaging four corners of 

Total 280.8/4 =

71.4’

72.4’

68.7’

68.3’

70.2’



Side Yard Set backs

Existing city requirements 

4’

New Side

Yard set backs

6’
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